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Erratum
The	master	plan	was	adopted	at	a	time	when	440	houses	were	expected	to	be	delivered	on	the	site.	The	proposed	modifications	to	the	Draft	Local	Plan	Part	2	have	increased	
this	figure	to	621	and	the	revised	Housing	Trajectory	in	appendix	1	is	reproduced	below.	References	to	440	houses	are	amended	to	621	houses	in	the	following	pages:	

•	 Page 4 (Introduction)

•	 Page 13 ( 3rd paragraph)

•	 Page 14 (local Plan extract) 

•	 Page 28 (2nd Paragraph)

•	 Page 32 (land use table)

Housing Trajectory
The table below is an estimated trajectory for the delivery of housing on the Gib Lane site. It is in accordance with the housing trajectory included within  the draft Local Plan 
Part 2: Site Allocations and Development Management Policies.

2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26

Housing 
Delivery

0 105 105 86 70 45 35 35 35 35 35 35
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The	land	to	the	west	of	Gib	Lane	is	identified	in	the	draft	Local	Plan	Part	
2 as a site for residential development. The Plan estimates that 440 
houses could be built on the site by 2026 but acknowledges that housing 
development is expected to continue beyond 2026.

The draft Local Plan requires this site to be brought forward in line with a 
masterplan which covers the whole of the site and which must be agreed 
by the Council prior to the granting of planning permission for any part of 
the site.

This document presents the Gib Lane masterplan. It provides guidance 
for the development of land to the west of Gib Lane and will be used in 
determining planning applications relating to the site.
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GIB	  LANE	  MASTERPLAN	  



1.1  The Site

The land to the west of Gib Lane is located on the 
south-west edge of Blackburn, approximately 2 miles 
from Blackburn town centre and between junctions 
3 and 4 of the M65 motorway. It comprises of 
approximately 55 hectares of largely agricultural land 
which is used principally for grazing. 

The site is bordered to the north, north west and  
north east by existing residential properties which 
form part of Feniscowles, whilst Gib Lane forms the 
eastern extremity of the site. The southern boundary 
of the site is formed by Broken Stone Road, beyond 
which lies the West Pennine Moors and the village  
of Tockholes. The site boundary is shown in  
Figure 1 below. 

Although the site abuts the suburban fringe of 
Blackburn, it is principally rural in character, with 
gritstone walls, trees and hedges delineating the 
edge	of	the	site	and	field	boundaries.	The	site	
contains areas of woodland, including Cockridge 
Wood, and a number of tree belts which form 
attractive features in the landscape and contribute 
to the rural character of the area. The site rises 
significantly	from	the	north-west	towards	the	south-
east, forming a distinctive hillside and providing 
extensive, panoramic views out from the site.

The site is in three separate ownerships, with 
approximately 70% being in the ownership of Witton 
Estates and the remainder of the site being in the 
ownership of Mr & Mrs Shorrock (approximately 20%) 
and Mr & Mrs Gee (approximately 10%). The land 
ownerships can be seen in Figure 2 below.

6Above - Figure 1  Panoramic view west of the site



7Above - Plan 1  Site Location Plan
FIGURE 1 - Site Location



8Above - Plan 2  Site Ownership Plan

FIGURE 2 - Site Location Plan - Ownerships

Livesey Branch Rd

Gib Lane
Broken Stone Rd

Horden Rake

M65
M65



The preparation of a masterplan for the land to 
the west of Gib Lane is essential for ensuring 
that development on the site is brought forward 
in a comprehensive manner. It will ensure that 
the development is successfully integrated with 
the existing urban area, is delivered in a cohesive 
manner and creates a distinctive new neighbourhood 
consistent with the Pennine rural setting.

The masterplan establishes guiding spatial principles, 
relating to parameters such as land use, transport, 
design and green infrastructure, which will structure 
the development of the whole site and ensure that it 
is not developed in a piecemeal manner.

Another important role of the document is to co-
ordinate the provision of critical infrastructure which 
is necessary for achieving the vision for Gib Lane and 
the delivery of a successful place. The masterplan 
will also help ensure that any development on the 
site achieves high quality design, retains important 
features and assets, and is sensitive to its location. In 
addition, it provides more detailed guidance on the 
anticipated built form in individual character areas 
– to provide a clear brief on what is expected by the 
Council in terms of the quality of the development.

The masterplan thereby bridges the gap between the 
strategic policy aspirations set out in the draft Local 
Plan and the detailed development proposals that 
will	be	the	subject	of	specific	planning	applications.	
It provides a framework to guide the preparation of 
development proposals for the land to the west of 
Gib Lane. It also provides a framework against which 
planning applications for the site will be assessed 
and will be an important material consideration in the 
determination of those future planning applications.

The Council has worked collaboratively with the 
owners of the land to the west of Gib Lane to develop 
this masterplan for the site. 

The masterplan is informed by a series of detailed 
technical studies which have been completed to 
provide a robust evidence base for the plan. These 
include	surveys	and	reports	to	examine	specific	
features of the site and to assess the potential 
impacts of development in this location, including 
a topographical survey, Landscape & Visual 
Assessment, Phase 1 Habitat Survey, Drainage and 
Flood Risk Assessment and a Transport Assessment.

A summary of this evidence base is provided in 
Chapter 3.

A draft version of the masterplan was the subject 
of a six week period of public consultation that took 
place between Monday 11th August and Monday 
22nd September 2014. Two community engagement 
events took place during this consultation period to 
provide members of the public with the opportunity 
to	speak	to	Council	officers	about	the	masterplan.

A total of 45 representations were received during 
this consultation period and these comments 
have	been	taken	into	account	when	finalising	the	
masterplan.

A report summarising the comments received on the 
draft masterplan and the Council’s response to them 
has been produced. This report has been published 
alongside	the	final	masterplan	and	is	available	to	
view online at www.blackburn.gov.uk
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1.3   Process for Producing  
the Masterplan

1.2   Purpose of the Masterplan



1.4  Structure of the Masterplan

The masterplan comprises of three main elements. 
The	first	section	of	the	plan	provides	additional	
context and background information about the 
site.	Specifically,	Chapter 2 provides an overview of 
the national and local planning policy context and 
Chapter 3 summarises the key issues that emerged 
from the evidence base prepared to support the 
preparation of the masterplan.

The second element of the masterplan establishes 
the principles that will guide the development of the 
site. Chapter 4 sets out a strategic vision for the site 
and	identifies	a	series	of	development	objectives.	The	
masterplan framework itself, which is the overarching 
plan which will guide the quantum and layout of 
development across the site, is set out in Chapter 
5. The subsequent chapters provide key guiding 
principles in relation to transport (Chapter 6), green 
infrastructure (Chapter 7) and the overall design 
concept and approach to built and architectural form 
and public realm (Chapter 8).

The	final	element	of	the	masterplan	is	a	framework	
for	delivery.	Specifically,	Chapter 9 sets out the 
planning application requirements for development 
proposals on the site, outlines the measures that 
will be implemented to secure design quality, 
identifies	infrastructure	requirements	to	support	
the development and incorporates a phasing plan 
showing the proposed sequence of development. 
This chapter also provides details on developer 
contributions and the approach that the Council 
will take to viability when assessing applications for 
development on the site.

10Above - Figure 2  The masterplan seeks to provide a high quality development in a distinctive landscape setting
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2.1  National Planning Policy Context

The National Planning Policy Context (NPPF) sets out 
the Government’s planning policies for England and 
how these are expected to be applied.

A core principle of the NPPF is to proactively drive 
and support sustainable economic development to 
deliver the homes, infrastructure and thriving local 
places that the country needs. It seeks to boost 
significantly	the	supply	of	housing	and	widen	the	
choice of high quality homes and requires local 
planning authorities to identify key sites which are 
critical for meeting the objectively assessed needs for 
market	and	affordable	housing	in	their	area.

The NPPF also emphasises the importance of 
securing high quality design and recognises 
that good design is a key aspect of sustainable 
development and is indivisible from good planning. 
The Framework therefore highlights the importance 
of planning positively for the achievement of high 
quality and inclusive design for all development, 
including individual buildings, public and private 
spaces and wider area development schemes. It sets 
out that local character should be respected and 
reinforced	to	reflect	local	distinctiveness	whilst	not	
preventing or discouraging innovative development 
which raises the standard of design within an area.

The national Planning Practice Guidance provides 
further guidance on securing high standards 
of design in new development. It emphasises 
the importance of successfully integrating new 
development with its surrounding context and 
encourages new development to be distinctive, 
respond to natural features and locally distinctive 
patterns of development, incorporate attractive and 
well-connected permeable street networks, and 
integrate a system of easily accessible open and 
green spaces.

The Planning Practice Guidance recognises that 
masterplans can be important tools for achieving 
good design. It notes that masterplans can set out a 
strategy for a new development including its general 
layout and scale and can be used to set the most 
important parameters for an area such as the mix 
of uses, requirement for open space or transport 
infrastructure, the amount and scale of buildings, and 
the quality of buildings.

The Core Strategy provides the overarching planning 
document for Blackburn with Darwen. It sets priorities 
for the future development of the Borough for a 15 to 
20 year period, including how much and what types 
of development there should be, where it should be 
focused, when it is likely to take place, and how it will 
be delivered.

The Core Strategy seeks to provide for the 
development of approximately 9,000 new houses 
between 2011 and 2026 and contains a Targeted 
Growth Strategy (Policy CS1) which seeks to direct the 
majority of new development in the Borough to the 
urban areas of Blackburn and Darwen. 

The strategy does however recognise that there 
is	a	finite	supply	of	land	for	development	in	the	
urban area and that the continued concentration of 
development in this area is unlikely to be sustainable.  
It	also	acknowledges	there	may	be	insufficient	
development sites in the urban area that are capable 
of supporting the Council’s aspirations for delivering 
more high quality upper market housing, which may 
require the use of land in attractive settings.

The	strategy	therefore	identifies	a	potential	need	
for some growth in the urban area during the Plan 
period and states that if this is necessary it will be 
in the form of a limited number of small scale urban 
extensions. The Core Strategy states that any such 
changes to the urban boundary will be determined 
through a Site Allocations and Development 
Management Policies Plan and Core Strategy Policy 
CS5	indicates	that	the	first	preference	for	locating	any	
urban extension sites will be in land not currently in 
Green Belt. 

12

2.2   Core Strategy



2.3   Local Plan Part 2: Site Allocations and  
Development Management Policies

The Local Plan Part 2 supplements the development 
strategy contained within the Core Strategy and 
seeks to support its implementation by identifying 
strategic land allocations that are essential for 
delivering the Council’s objectives.

The	Plan	identifies	a	series	of	sites	which	are	
considered to be central to the delivery of the 
Council’s overall strategy for new housing, including 
key sites in urban regeneration areas, major urban 
sites and a number of urban extensions.

The land to the west of Gib Lane is one such site 
that	has	been	identified	in	the	draft	Local	Plan	Part	
2. The Plan estimates that 440 houses could be 
built on the site by 2026 but acknowledges that 
housing development is expected to continue 
beyond 2026. A number of key development 
considerations	are	identified	for	the	site,	including	the	
need for development to minimise its impact on the 
countryside, protect important landscape features, 
control	surface	water	run-off	and	make	land	available	
for a new primary school.

The development considerations also stipulate that 
the site should be brought forward in line with a 
masterplan which covers the whole site, is agreed 
by the Council prior to the granting of planning 
permission for any part of the site and which takes 
into account the development that is likely to come 
forward on the land to the east of Heys Lane and the 
area south of Broken Stone Road previously granted 
planning permission for a holiday lodge complex.

13



Site 16/9 – Land west of Gib Lane, Blackburn
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KEY DEVELOPMENT CONSIDERATIONS

1.  This site is to be brought forward in line with a masterplan to be produced covering the whole of the 
site which takes account of site 16/10 east of Heys Lane and the area south of Broken Stones Road 
previously granted planning permission for a holiday lodge complex.  The masterplan must be agreed 
by the Council prior to the granting of planning permission for any part of the site.

2.   The site adjoins the West Pennine Moors, and will be required to be designed so as to minimise the 
impact of development on the countryside, and to enhance access to the countryside.

3.   Protection of important landscape features, such as areas of woodland and hedgerows. Cockridge 
Wood forms an attractive feature in the landscape and is an important visual element of the 
environment within which the site is located.

4.   The Level 2 SFRA indicates that the majority of the site is largely at a low risk of surface water 
flooding.		However,	the	site	has	a	high	water	table	and	sloping	ground.		Development	will	be	required	
to	incorporate	SuDS	and	“soft”	measures	to	control	surface	water	run-off.		The	site	feeds	into	Old	Gates	
Drive culvert and this culvert is in poor condition in parts, and undersized and requires enhancement 
and maintenance.  

5.		 	Access	to	the	site	is	available	off	Livesey	Branch	Road,	Broken	Stones	Road	and	Gib	Lane.

6.   Need to consider/mitigate impacts on public rights of way that traverse the site Sections of two public 
rights	of	way,	identified	as	footpath	no	3	and	the	long	distance	Witton	Weavers	Way,	a	significant	
recreational route of local importance, cross the site.  

7.   United Utilities are unable to supply water to properties at this location above 180 metres, investment in 
a pumped supply or dedicated service reservoir would be required.

8.   There is currently no waste water infrastructure on the site and connection points to local sewers would 
need to be agreed.

9.   A contribution is required towards the provision of additional primary school capacity, and land is to be 
made available for a new primary school.

10.  Contribution towards necessary local highways improvements.

11.		 	Potential	ecological	impacts	should	be	considered	due	to	the	greenfield	nature	of	the	site.

Site Area: 56 hectares

Site Location: Edge of urban area
Housing Delivery: The estimated number of 

houses to be developed on 
this site by 2026 is 440, with 
120 expected to be delivered 
by March 2018.  Housing 
development is expected to 
continue beyond 2026.

The site is located on the south-western edge of the 
Blackburn built-up area. The land is bordered to the 
north, north west and north east by existing residential 
development that forms a part of Feniscowles.  Horden Rake 
/ Broken Stones Road form the southern boundary of the 
site, whilst Gib Lane forms the eastern extremity of the site.



2.4   Supplementary Planning Documents

A number of Supplementary Planning Documents (SPD) 
have been prepared to build upon the policies contained 
within the Core Strategy to provide additional, more 
detailed	planning	guidance	on	specific	issues.	Those	of	
relevance to the land to the west of Gib Lane include:

Design Guide Supplementary Planning Document

The SPD outlines a series of principles for securing 
high quality urban design and provides general 
guidance to promote better design on individual 
sites/developments. The guidance contained 
within the SPD is not intended to provide design 
solutions for every eventuality. Instead it seeks to 
raise awareness of good design and encourages an 
innovative design-led approach to development.

Residential Design Guide Supplementary  
Planning Document

The SPD provides targeted advice to enhance the 
quality of new homes and residential places across 
the Borough. It seeks to ensure that new development 
reflects	the	area’s	special	character	and	promotes	
the highest standards in design. The SPD also aims 
to ensure that the new homes and residential places 
in the borough are on a par with, or even exceed the 
most attractive and popular historic residential areas in 
Blackburn, Darwen and the outlying villages.

Housing Delivery Supplementary Planning  
Document (Draft)

The SPD provides guidance on the Council’s 
expectations of an acceptable housing scheme. It 
provides details on issues such as the approach to 
Section	106	requirements	for	affordable	housing	
and sets out details on housing mix requirements, 
including	house	type,	size,	tenure	and	affordability.

15Above - Figure 3  View to Billinge Hill from the site
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3.1  Topography

A wide range of technical studies have been 
produced to develop a detailed evidence base for 
the masterplan. These studies collectively provide 
an in-depth appraisal of the site and its strategic 
context and highlight a number of physical and 
environmental constraints and opportunities which 
will	influence	the	future	development	of	the	site.

This evidence base provides a foundation that 
has helped to shape the masterplan and the 
development.	A	summary	of	the	key	findings	of	
this work, and the implications for the masterplan, is 
provided below. The key issues are also presented in 
Figure 5.

The full evidence base reports that have informed the 
preparation of the masterplan are available to view at 
www.blackburn.gov.uk

The	site	lies	on	the	flanks	of	a	low	ridge	to	the	
south-west of Blackburn. It has an undulating sloping 
landform that generally falls from east to west. The 
site rises from its lowest point at the north-west of 
the site, at around 125m AOD generally towards the 
south-east forming a ridgeline that runs east to west 
across the site. To the south of the ridgeline the land 
drops away slightly to Broken Stone Road. The site 
reaches its highest point of 200m AOD at the south-
eastern corner of the site at the junction of Gib Lane 
and Broken Stone Road.

It is important to ensure that there is a considered 
response to the topography of the site. In particular, 
development should follow the existing pattern of 
topography and respond to the pronounced ridgeline 
which characterises the site. 

British Geological Survey mapping shows that 
the land to the west of Gib Lane is underlain by 
Diamicton – Devensian Till which are likely to 
comprise clay, sand and silts with coarse gravel and 
occasional boulders. The bed rock for the site is 
Woodhead Hill Rock, which is a form of sandstone, 
and the site lays on a ‘Secondary A’ bedrockaquifer. 

The site has been used principally as farmland but 
there have been two former quarries on the site and 
the eastern part of the site is in an area where shallow 
coal mining is probable.

A programme of preliminary assessment and survey 
of ground conditions has however been undertaken 
across	the	site	and	this	did	not	identify	any	significant	
contamination sources that would prevent the 
development of the site.

17

3.2   Ground conditions



3.3   Flood Risk

Environment Agency Flood Zone Mapping shows the 
entire site is located within Flood Zone 1. The land to 
the west of Gib Lane is therefore considered to be at a 
‘Low	Risk’	of	fluvial	flooding,	with	a	less	than	1	in	1000	
(0.1%)	chance	of	being	flooded	by	rivers	or	the	sea	in	
any given year.

A Flood Risk Assessment undertaken to support 
the preparation of the masterplan has also indicated 
that	the	risk	of	the	site	being	subject	to	flooding	from	
either groundwater or sewers is negligible.

Parts	of	the	site	have	however	been	identified	as	being	
effected	by	localised	ponding.	The	northern	part	of	the	site	
and areas adjacent to Cockridge Wood are considered to 
be particularly susceptible to this surface water ponding.

This risk of surface water ponding is partly due to the 
topography of the site and the high clay content in the 
superficial	layer	which	impedes	infiltration.	Nevertheless,	
it	is	principally	due	to	flows	being	restricted	from	entering	
into the existing culverted watercourses or there being 
insufficient	capacity	within	these	culverts	to	deal	with	
the	flows;	and	due	to	the	current	land	drainage	system	
having partially failed in places which results in water 
collected upstream spilling across the open ground.

Any development would need to take into account these 
hydrological characteristics of the site and, in particular, 
would	need	to	ensure	that	surface	water	runoff	arising	from	
the development is managed in a more controlled manner 
which would require improvements to the capacity and/or 
effectiveness	of	the	current	system	for	dealing	with	surface	
water	run-off.	Solutions	such	as	Sustainable	Drainage	
Systems (SuDS) will need to be carefully integrated into the 
development	to	store	surface	water	run-off	and	limit	the	
discharges to the existing culverted watercourses to a level 
below the existing discharge rates.

18
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Above - (1) Figure 4  Ponding adjacent northern boundary  (2) Figure 5 Brook through Cockeridge Wood



3.4  Landscape and Visual Assessment/Views

The site abuts the urban area and is bordered to 
the north, north-west and north-east by existing 
residential development that forms part of 
Feniscowles, which constitutes the western extent 
of the built up area of Blackburn. The site is not 
subject to any formal local or statutory landscape 
designations.

The site is rural in character, comprising of a mix of 
undulating open grazing and rough grassland with 
field	boundaries	formed	by	gritstone	walls,	mature	
and semi-mature trees and hedges. To the south of 
the site the land rises to the West Pennine Moors, 
a recreational landscape characterised by open 
moorland.

There are a number of wooded areas and tree 
belts across the site. These are valuable landscape 
features which contribute to the character of the 
area and the development should seek to retain and 
enhance these areas of structural vegetation to help 
integrate the development with the local landscape. 
Cockridge Wood and Green Hills Wood, in particular, 
form attractive features in the landscape and are 
important visual elements of the environment in 
which the site is located.

Due to the topography of the area and existing 
mature vegetation around and within the site, there 
are a limited number of views towards the site and, in 
particular, the entire site is not clearly visible in 

its entirety from any of the dwellings within the 
study area, apart from those immediately bordering 
the site. The topography of the site does however 
provide opportunities for broad panoramic views 
in all directions. The southern and upper part of the 
site in particular has far reaching views south to the 
more elevated areas of the West Pennine Moors 
and to prominent landmarks, such as the wooded 
hills of Hoghton Tower and Billinge Hill, Pendle Hill 
to the north and Darwen Tower to the south. The 
development should seek to capitalise upon these 
views but the siting of buildings and infrastructure 
must be sympathetic to the landform in order to 
preserve important views and to avoid disturbing the 
surrounding rural character.

19Above - (1) Figure 6  View north  across the site from Witton Weavers footpath  (2) Figure 7 View eastwards from Witton Weavers Way
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3.5   Ecology and Biodiversity

The majority of the site comprises of grazed poor 
semi-improved neutral grassland interspersed 
with marshy grassland. While these habitats do 
offer	potential	for	supporting	a	small	number	of	
foraging and breeding species, they are relatively 
common and widespread in the surrounding area 
and their loss is likely to have a limited impact on 
nature conservation interest. There are no statutory 
designated sites or non-statutory sites of nature 
conservation importance within the site.

Areas of woodland on the site do however provide 
opportunities for protected species and are, therefore, 
of high ecological value. As a result, it will be 
important to ensure that these areas are retained and 
that they are managed and improved to enhance 
their biodiversity function.

Survey work to inform the preparation of the 
masterplan has also highlighted that although the 
likelihood of otters, great crested newts or water voles 
being present on the site is negligible, additional bat 
and badger surveys will be required at the planning 
application stage.

As	a	greenfield	site	with	no	existing	buildings,	the	land	
to the west of Gib Lane is not presently serviced by all 
necessary utilities. 

Appropriate connections, and in some instances 
system reinforcements, will be required for electricity, 
gas, water, wastewater and telecommunications.

There is an existing 15inch water main on-site near 
Horden Rake which water supply could be made 
available from and British Telecom communication 
ducts cross the site adjacent to the Witton Weavers 
Way public footpath.

Potential	connection	points	have	been	identified	
for both electricity and gas. There are no public or 
combined public sewers within the site boundary but 
potential connection points to discharge wastewater 
off	site	and	potential	infrastructure	reinforcements	
which	may	be	required	have	been	identified.

20Above - (1) Figure 8  Hedgerow along broken Stone Road  (2) Figure 9 Greenhills Wood on southern boundary

3.6   Services and Utilities
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3.7		Traffic	and	Transportation	Analysis

The site is bounded by the A6062 Livesey Branch 
Road to the north, Gib Lane to the west, and Broken 
Stone Road and Horden Rake to the east and south. 
Livesey Branch Road and the northern section of Gib 
Lane are principally residential in character whereas 
Horden Rake, Broken Stone Road and the southern 
part of Gib Lane are predominately rural in nature with 
the carriageway bounded by a mixture of stone walls, 
hedging, fences and grass verges. 

A Transport Assessment has been undertaken to 
assess the impact of development in this location 
on the highways network. There are a number of 
potential vehicle access points to the site and the 
Transport Assessment work undertaken to support 
the preparation of the masterplan has demonstrated 
the importance of the development being served 
by multiple access points in order to provide a 
permeable	layout	and	disperse	the	traffic	impacts	of	
the development.

The Transport Assessment work has however 
highlighted	the	need	for	a	number	of	off-site	highways	
improvements.	Notably,	the	development	traffic	impact	
on the A666 Bolton Road/Sandy Lane junction will 
require an upgrade to signal control at this location.

The site is traversed by a public footpath, the Witton 
Weavers Way, and it will be essential to ensure that this 
important recreational route is protected and enhanced.

Existing bus services operate on Livesey Branch 
Road and the nearest railway station, Cherry Tree 
Station, is located approximately 1.5km to the north of 
the site. There are a number of on-carriageway cycle 
lanes	in	the	vicinity	of	the	site	and	an	off-carriageway	
cycle link between the local area and Blackburn town 
centre is provided by the nearby Leeds and Liverpool 
Canal towpath. A range of facilities are also within a 
comfortable walk distance and the development should 
incorporate measures to encourage walking, cycling and 
the use of public transport as an alternative to travelling 
by car.

New residential development is expected to 
contribute towards the provision of high quality open 
space	and	the	site	is	currently	deficient	in	access	to	
parks and gardens and partly amenity greenspace.

The site is however close to the open countryside to 
the south, with the Witton Weavers Way providing 
access through the site to this area.

There are also opportunities to provide open space 
on site. In particular, the site contains areas of 
woodland which could be enhanced and integrated 
into the open space provision through, for example, 
the creation of woodland trails. There are also 
opportunities to provide linear greenspaces through 
the site with footpaths and cycleways and areas of 
landscaping/planting associated with the creation of 
SuDS.

21Above - Figure 10  Junction of Gib Lane with Brokenstone Road

3.8   Green Space Analysis



3.9   Educational Needs

A key element of delivering a sustainable 
development is to ensure that new development is 
adequately supported by the provision of appropriate 
infrastructure.

To inform the preparation of the Local Plan Part 
2, a detailed assessment has been undertaken of 
existing school capacity in the Borough and the likely 
future demand for school places generated by the 
development proposed in the Plan.

This	assessment	has	specifically	considered	whether	
there	would	be	sufficient	school	places	available	
for families moving into the development at Gib 
Lane and has demonstrated that although there are 
presently	sufficient	school	places	in	both	the	primary	
and secondary school sectors to meet the immediate 
demand, the additional demand for places generated 
by the development will necessitate the provision of 
additional capacity at primary school level.

Consequently, in order to meet the requirements of 
the local community, the masterplan must identify a 
suitable part of the site for, and support the delivery 
of, a new single form entry primary school, with 
capacity to increase to two-form entry. 

22Above - Figure 11 New Primary school to front village green with attractive frontage



3.10   Townscape and Character Appraisal

Character appraisals were carried out of 
neighbourhoods in the immediate area, such as 
Pleasington, Tockholes, Corporation Park, Blackburn 
and Overhouses Chapeltown. The Gib Lane site 
lends itself to creating a distinctive neighbourhood 
that creates a semi-rural character taking references 
from the leafy suburban districts of Blackburn and 
the Pennine rural villages in the countryside to 
the	south	of	the	site.		A	defining	aspect	of	Sandy	
Lane, Pleasington and Corporation Park was the 
simple arrangement of houses in gardens with 
mature landscape dominating the street scene and 
meandering carriageways following the contours.  
Distinctive front boundaries were a combining 
element throughout giving a strong edge to the 
street, or lanes. More remote housing in the Pennine 
area was characterised by informal groupings 
and clusters of stone dwellings in a modest rural 
vernacular. Stone boundary walls and hedgerows 
form	defining	elements	with	narrow	lanes	and	
carriageways.  Key structuring elements are:

•			Making	the	most	of	natural	features	and	
topography.

•			Landscape	dominated	streets.

•			Formal	layout	balanced	with	informal	arrangement	
buildings.

•			Importance	of	front	boundaries	to	define	public/
private realm such as tone walls and hedgerows.

•		Meandering	country	lanes.

•			Clear	structure	of	streets	with	open	spaces	and	
landscape to break up built form.

•			Large	detached/	balanced	with	small	clusters,	with	
front and rear gardens.

•			Architecture	inspired	by	local	context	and	Pennine	
rural vernacular well balanced proportions.

•			Appropriate	materials	predominantly	brick	and	
stone with slate roofs.

23
Above -  (1) Figure 12  Red brick victorian terraced properties in Pleasington  (2) Figure 13 Traditional victorian stone built dwelling in Pleasington 

(3) Figure 14 Cluster or weavers cottages around small green square in Hoddlesden near Darwen  
(4) Figure 15 Front boundary walls in front of mature trees provides a distinctive edge to the street at Pleasington
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Above -   (5) Figure 16  A typical traditional cottage in Tockholes  (6) Figure 17  Stone boundary walls and setted street are prevalent in the West Pennine Countryside 

(7) Figure 18  A group of stone terraces in Tockholes  (8) Figure 19  Pitched gables and bays add visual interest to a small lodge house, Corporation Park
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3.11   Housing Market Appraisal

The	land	to	the	west	of	Gib	Lane	offers	the	potential	to	be	
a	highly	desirable	place	to	live;	with	far-reaching	views,	
immediate access to the open countryside and excellent 
accessibility into Blackburn and to the surrounding towns 
and cities. There are also a range of existing amenities 
immediately adjacent to the site and in the surrounding area.

An appraisal of the Housing Market has indicated that 
although house prices in Blackburn with Darwen remain 
lower than in their peak in 2007, they have increased 
by 3% in the past year and that there is already a good 
demand for large individual properties in an estate 
environment between £300,000 and £400,000 and 
some demand for properties up to £500,000.

Consequently, the Housing Market Appraisal 
concludes that if the standard of the housing and 
overall environment is high, the land to the west 
of Gib Lane has the potential to provide a range 
of family homes of various sizes which attract 
purchasers from both within Blackburn and from 
the	wider	area,	offering	a	credible	alternative	to	the	
competing sites outside of the borough.

25Above -  Figure 20  The Gib Lane site has potential to provide a range of family homes 



26Above -  Plan 3 Site Analysis 1 
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4.1   Vision

The land to the west of Gib Lane will be a high quality, 
sustainable neighbourhood that is integrated socially 
and physically with the existing urban area.

It will be an aspirational place to live with 
approximately  440 new homes being provided in 
the	plan	period	until	2026,	including	a	significant	
proportion of larger family housing, a new primary 
school and a village green which forms the natural 
focal point of the site.

The site will have a strong local identity. It will be 
characterised by attractive, well-designed buildings 
and spaces and will comprise of a number of 
distinctive areas with their own unique character 
which responds to the characteristics of that 
particular part of the site.

Development will capitalise upon the outstanding 
panoramic views from the site and will respond 
positively to the topographical character of the site 
and the rural setting provided by the West Pennine 
Moors. It will be structured by existing landscape 
features and will incorporate a network of green 
spaces that provide opportunities for informal 
recreation and contribute to the area’s green, leafy 
character. 

The site will be well-connected to existing facilities 
and services, with a permeable layout that maximises 
linkages and integration within the site and to the 
wider area. The comprehensive footpath / cycleway 
network within the site, including an enhanced Witton 
Weavers Way, will encourage walking and cycling as 
an alternative to travelling by car will improve access 
to public transport services.

In order to achieve this vision, the masterplan has the 
following objectives:

1.   To create a new sustainable neighbourhood which 
is integrated socially and physically with the 
existing urban area but which has its own distinct 
local identity.

2.   To deliver a high quality scheme which consists 
of well designed, attractive houses, buildings 
and spaces with a semi-rural form and layout 
that utilises local built and landscape character 
and architectural styles in either a traditional or 
contemporary design response.

3.			To	provide	a	mix	of	housing	through	different	
character	areas	that	respond	to	the	different	
constraints and opportunities of the site, including 
a	significant	provision	of	larger,	family	properties	in	
a well landscaped setting. 

4.   To ensure the scheme design and layout creatively 
responds to the topographical character of the 
site, the unique West Pennine rural setting and the 
existing landscape features of the site.

5.   To provide a clear and permeable street hierarchy 
with a tree-lined primary route from Livesey 
Branch Road to Broken Stone Road, streets 
designed	to	limit	traffic	speeds	and	a	network	of	
footpaths and cycleways which encourage walking 
and cycling. 

6.   To protect and enhance Witton Weavers Way as a 
primary green route which traverses through the 
development.

7.   To provide a high quality living environment with 
an attractive network of greenspaces, including 
a village green, ridge park and a managed and 
improved Cockridge Wood which provides a 
biodiversity, landscape and recreational/play 
function. 

8.   To maximise linkages and integration between 
the site and existing communities to the north, 
Heys Lane to the east and the wider West Pennine 
countryside to the south.

9.			To	manage	surface	water	run-off	through	a	
coordinated network of sustainable drainage 
(SuDS) techniques which are integrated into, and 
enhance, the green infrastructure network.

10.   To ensure that appropriate infrastructure is 
provided alongside the new development at the 
right time and in the right place.

28

4.2  Objectives

Above - Figure 21 The focus of the masterplan is a village green



29Above -  Figure 22 Use road design and building enclosure to give distinct character



5
  M

as
te

rp
la

n
 F

ra
m

ew
o

rk



The masterplan framework for the land to west of  
Gib Lane is provided in Figure 7 below.

The framework sets out an integrated urban 
extension to the west of Gib Lane for a new 
residential neighbourhood and a new primary school. 
It provides a spatial representation of how the area 
will be developed and a physical illustration of how 
the character areas, streets, green spaces, land uses 
and transport corridors could be arranged in order 
to achieve the vision of the area as a high quality, 
sustainable neighbourhood. The masterplan also 
provides an indication of the scope, scale, extent and 
form and type of development that is likely to be 
considered appropriate and acceptable.  

The plan demonstrates the key principles for 
the layout of the site. In particular, it provides an 
indication of how the density of development should 
vary through the site and the area should be focused 
on a village green and adjacent primary school 
which will form the natural focal point of the new 
neighbourhood. It provides a visual representation of 
how the development should be structured around 
an interconnected network of greenspaces and 
landscaped areas which provide areas for informal 
recreation, surface water retention and pedestrian 
routes. 

The masterplan is informed by a number of 
structuring	elements	that	will	define	the	quality	and	
sense of place of the new neighbourhood. Further 
guidance on the requirements in relation to the 
provision of housing and the new primary school 
is provided below and more detailed guidance 
on the other structuring elements is set out in the 
subsequent chapters of the masterplan.

Land Use

The following table summarises the land uses 
that will be provided within the development, and 
indicates the broad quantities of each land use 
anticipated.

The land use budget strikes a balance between 
providing	sufficient	land	for	housing	and	the	need	to	
ensure that adequate land is reserved for supporting 
infrastructure. In particular, as indicated in the table 
below, approximately 30% of the site (15.9 hectares) 
would be reserved for green infrastructure. The land 
use budget is also informed by the main constraints 
that	will	influence	the	future	development	of	the	site,	
such as topography, drainage and the need to retain 
certain existing landscape features. 

31

Land Use Approximate Area

Residential 29.5 hectares

Primary School 1.6 hectares

Existing Woodland 5.25 hectares

Ridge Park 2.1 hectares

Green Corridors 1.8 hectares

Community Green Space 0.8 hectares

Edge Planting 2.1 hectares

Witton Weavers Way 0.8 hectares

SuDS 3.05 hectares



32Above - Plan 4 Masterplan Framework 1

KEY

Primary vehicle routes

  Secondary vehicle routes

  Pedestrian routes

  Indicative strategic swale

  Culvert
   
  Strategic surface water retention

  Reinforced edge planting

  Existing & reconfi gured woods

  Strategic green infrastructure

  Village centre

  Medium density - 
  30-35 dwellings per hectare

  Low/Medium density - 
  20-30 dwellings per hectare 

  Low density - 
  15-20 dwellings per hectare 

SCHOOL SITE
(including school f ield)

3.0ha

0.5ha

1.5ha

0.6ha

0.5ha

0.6ha

2.5ha

1.3ha

2.9ha

2.0ha

3.0ha

2.0ha

0.6ha

0.8ha 1.3ha

1.0ha

1.7ha

0.9ha

0.6ha

0.4ha

0.2ha

1.6ha

Land Use
(Use Class)

Amount (GEA* where
applicable)

Land Area (ha)

Green Infrastructure 13 ha +
Includes 0.9 ha woodland
school.

Residential (C3) Approx 440 units by 2026       26.9ha
School (D1) Includes school & playing field.

Excludes 0.9 ha woodland
school.

1.6ha

Land areas are indicative. Specific areas to be established through the planning application process
to meet BDBC standards.



5.1   Housing Requirements

In order for of the land to the west of Gib Lane to 
become a high quality, sustainable neighbourhood 
the Council will seek high quality designs for housing. 
Guidance on housing requirements in relation to 
density and mix is set out below and more detailed 
design principles which the development will be 
required to adhere to are set out in Chapter 8.

Housing Layout

The layout of housing must allow residents to have a 
good quality of life and should protect the amenity of 
the existing community and future residents.

Housing will be expected to be laid in a series 
of development blocks which provide the 
neighbourhood with a simple structure and a 
permeable street layout. Due to the diverse character 
of the site, these development blocks will not be 
uniform across the site. The blocks should however 
be designed to ensure that buildings front onto 
streets, have a private rear garden and that there is a 
clear distinction between the public and private realm. 
The appropriate use of variety in building lines is 
however encouraged in order to create visual interest.

Block size should be considered alongside the need 
to maximise the permeability of the development and 
encourage walking and cycling while providing for 
the	effective	layout	of	homes	and	the	efficient	use	
of land. Incursions may be made into the block, for 
example to accommodate car parking.

Further guidance on the layout of development in 
different	parts	of	the	site	is	provided	in	the	Character	
Area section of this document.

Housing Density

Whilst high densities are appropriate in parts of the
Borough, the land to the west of Gib Lane is situated 
on the edge of the urban area and will provide the 
transition between the built-up area to the north 
and open countryside to the south. Accordingly, 
although there is a need to ensure that land is used 
efficiently	and	that	the	development	will	deliver	
reasonable	housing	numbers	to	meet	identified	
needs,	the	density	of	development	must	also	reflect	
the character of the surrounding area. 

This need for densities to respond to the setting 
of the site, together with the aspiration to create a 
neighbourhood with a green, leafy character and 
the emphasis placed upon the provision of housing 
suitable for families with associated areas of private 
amenity space, means that no parts of the site are 
likely to be characterised by high densities. 

Densities will however vary across the site. Areas of 
medium density (30 – 35 dwellings per hectare) will 
be expected towards the north east of the site near 
the village green, primary school, and the facilities 
and public transport services associated with the 
existing urban area. Densities will decrease towards 
the south eastern edge of the site (15 – 20 dwellings 
per hectare) to provide an appropriate transition to 
the countryside. These changes in density will be 
important structuring elements that reinforce the 
sense of place of character areas across the site and 
will also ensure that there is a variety and balance of 
house types.

The masterplan framework (Figure 7) indicates how 
the density of development should be provided 
throughout the site. Further guidance on the 
density	of	development	in	different	parts	of	the	site	
is provided in the Character Area section of this 
document.
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H1 HOUSING LAYOUT

Housing delivered on the site will be expected to 
be well-designed, good quality homes inspired by 
local design and the Pennine rural landscape and 
arranged in perimeter blocks of varying character.

H2 HOUSING DENSITY

Housing delivered on the site will be expected to 
contribute towards the creation of a green leafy 
neighbourhood with generous private gardens to 
dwellings.

Densities should vary throughout the site with lowest 
densities toward the countryside edge and highest 
closest to the Green and existing urban area.



Housing Mix

The development of the land to the west of Gib Lane 
is expected to take place over a number of years. As 
the	demand	for	different	housing	types	and	sizes	
change	over	time,	it	is	difficult	to	predict	future	market	
demand over the period of the Masterplan. As such, 
a	specific	housing	mix	is	not	identified	and	precise	
details of mix will instead be negotiated on a phase 
by phase basis.

The development will however be expected to 
provide	a	range	of	different	dwelling	types	and	sizes	
to create choice, a varied building form and to support 
the creation of a mixed community. Core Strategy 
policy	CS7	specifically	seeks	to	widen	the	choice	
of housing in the Borough in order to create more 
sustainable neighbourhoods and places a particular 
emphasis upon the provision of housing suitable for 
families and housing that meets the needs of high 
wage earners. Accordingly, although the land to the 
west of Gib Lane will accommodate a range of house 
types,	a	significant	proportion	of	these	are	expected	
to be family homes and larger, aspirational properties.

Policy CS8 of the Core Strategy contains a target for 
20%	of	new	housing	to	be	affordable.	In	accordance	
with this policy, development on the land to the west 
of Gib Lane will be expected to make a contribution 
towards	the	affordable	housing.	It	is	envisaged	that	
this contribution will be in the form of a commuted 
sum	payment	towards	the	provision	of	affordable	
homes	off-site.

Where appropriate, the provision of self-build plots, 
enabling people to design and construct their own 
homes, will be encouraged.

Educational facilities act as focal points for 
neighbourhoods. They provide a point of social 
interaction and can play an important role in 
supporting the development of sustainable and 
cohesive communities. To ensure the development 
of the land to the west of Gib Lane results in the 
creation of a sustainable neighbourhood and does not 
adversely impact upon existing facilities, the draft Local 
Plan	Part	2	identifies	the	need	for	the	development	to	
make an appropriate contribution towards education 
infrastructure. The provision of on-site education 
facilities will also help maximise integration between 
the new and existing communities.

34

5.2    Education  
Requirements

H3 HOUSING MIx

Housing delivered on the site should comprise of a 
mix of units in terms of house types and sizes.

A higher proportion of dwellings should however be 
properties suitable for families with 3-5 bedrooms.

A contribution should also be made to the provision 
of	off-site	affordable	housing	in	accordance	with	the	
Council’s adopted policy.

E1 EDUCATION REqUIREMENTS

The development should support the provision of 
an on-site primary school by:

•			Safeguarding	a	1.6	ha	site	as	identified	on	the	
Masterplan Framework (Figure 7) for a school 
and transferring this site to the LEA as a serviced 
site at a timescale to be agreed with the LEA. 
The transfer of this school site will be secured by 
planning obligations between the developer(s) 
and	the	Council;	

•			Making	appropriate	contributions	towards	the	
construction of a single-form entry primary 
school with the capacity to increase to a two-
form entry school. These contributions will be 
secured	by	planning	obligations;	and

•			Ensuring	that	the	roads	around	schools	are	
designed	to	slow	traffic	and	to	maximise	road	
safety.



Although the development proposed will inevitably 
generate demand for additional school places, the 
specific	level	of	education	infrastructure	required	and	
the precise point at which it should be delivered will be 
dependent on an up to date assessment of likely pupil 
yields	having	regard	to	the	specific	size	and	type	of	
dwellings built.

An assessment of existing school provision 
undertaken by the Local Education Authority has 
demonstrated	that	there	are	presently	sufficient	
school places in both the primary and secondary 
school sectors in this part of the Borough to meet the 
immediate demand. The assessment did however 
indicate that the demand for places generated by 
the development will necessitate the provision 
of additional capacity at primary school level. 
Accordingly,	as	specified	in	the	draft	Local	Plan	Part	
2, development on the land to the west of Gib Lane 
will be required to make a contribution towards the 
provision of additional primary school capacity and 
the site should make land available for a new primary 
school. By contrast, having regard to the extent of 
existing capacity at secondary schools in the Borough, 
the development is unlikely to trigger an equivalent 
requirement for additional secondary school capacity.

A site for the provision of a new primary school is 
identified	in	the	masterplan.	This	site	is	of	sufficient	
size to meet the needs of pupils arising from the new 
development, is well located to cater for the needs 
of	new	residents	and	has	a	relatively	flat	topography	
which	will	support	the	provision	of	playing	fields.	The	
school site is also adjacent to Cockridge Wood and 
this proximity may provide opportunities to use the 
woodland as a recreational resource.

The Local Education Authority (LEA) will have 
responsibility for the building and operation of the 
primary school. The design and layout of the school 
should accord with the design principles set out in 
the Local Plan and relevant national design standards 
for schools. Suitable provision should be made for 
dropping	off/picking	up	children	by	car.

35

1

2

Above -  (1) Figure 23 A primary school will be required to integrate well with the landscape setting   
(2) Figure 24 New Primary school to front village green with attractive frontage
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Although the land to the west of Gib Lane does not have 
an existing vehicular access, it is bounded by several 
roads;	the	A6062	Livesey	Branch	Road	to	the	north,	Gib	
Lane to the west, Broken Stone Road and Horden Rake 
to the east and south. Livesey Branch Road runs along 
the northern boundary of the site. It provides connections 
to Horden Rake and Gib Lane and is a primary road 
with an existing bus service. Both Broken Stone Road 
and Gib Lane are secondary roads that are more rural in 
character. There are a number of public footpaths within 
close proximity of the site. In particular, Witton Weavers 
Way traverses the site and there are nearby footpaths 
to Bunkers Hill Wood to the east and the West Pennine 
Moors to the south of the site. An overview of the existing 
movement network is provided in Figure 8 below.

The master plan proposes that the new neighbourhood 
at Gib Lane should be based on a connected network 
of streets with access points from Livesey Branch Road, 
Gib Lane and Broken Stone Road to provide a permeable 
layout, improve accessibility and minimise the impact of 
the development on the highways network. 

Streets within the site should not only be laid out to 
maximise permeability but should, where possible, also 
follow the contours of the site. 

The masterplan illustrates that the neighbourhood should 
have the following hierarchy of streets which respond to 
the	different	travel	and	movement	needs:

•			A	primary	route	connecting	Livesey	Branch	Road	and	
Broken	Stone	Road;

•			Secondary	routes	linking	the	primary	route	to	accesses	
off	Gib	Lane	and	Broken	Stone	Road;

•			A	finer	grain	network	of	tertiary	routes	to	be	designed	
as	quiet	residential	streets;	and

•			A	network	of	non-	vehicular	routes	to	encourage	
walking and cycling.

This proposed network of routes within the site is 
presented in Figure 9 below.
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A meandering tree lined street to provide the primary 
north- south connection across the site.  It should be 
designed to follow the contours with maximum width 
of 5.5m with pinch points at appropriate locations 
achieved	by	building	enclosure	to	reduce	traffic	
speeds. Buildings should have attractive frontages 
on to the road with variable set backs subject to the 
character area they form part of,  with distinctive front 
boundaries and footways of 1.8m-2m wide. Some 
variations and narrowing of the highway can be 
achieved towards the countryside edge.

To form attractive residential streets or lanes that 
respond	to	the	specific	character	of	each	character	
area. Streets to follow site contours where possible 
and allow for informal and formal tree and landscape 
planting along the verges. To be designed for 
vehicular speeds with for 20mph vehicle speeds.

6.1   Primary Street  
Design Principles

6.2   Secondary Street  
Design Principles



39Above - Plan 5 Existing Movement 1
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KEY

  Education     Existing Primary Road     Existing bus stop

  Community/Leisure    Existing Secondary Road    Existing railway station

  Retail      Existing pedestrian & cycle route



40Above - Plan 6 Movement Framework
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6.3   Tertiary Street  
Design Principles

Tertiary streets should be pedestrian friendly streets 
or lanes with informal landscape planting along 
their edges.  To be predominantly shared surfaces 
designed for pedestrian priority or as home zones.  
Carriageways should be paved or setted with 
maximum widths of 5m.

In order to maximise the use of sustainable travel, the 
development will be expected to contribute towards 
the upgrading of existing bus stops on Livesey 
Branch Road.

Although it is presently envisaged that bus services 
will not be directed through the site, bus routes can 
change over time and the primary route should 
therefore be designed to ensure that it is physically 
capable of accommodating a bus route in the future.

The new neighbourhood will be integrated into the 
wider footpath and cycle network and development 
proposals must include the provision of safe 
footpaths, cycleways and shared services which 
encourage travel by walking and cycling.

Development should also provide:

•			Enhanced	footpath/	cycle	way	along	Witton	
Weavers Way.

•			Dedicated	footpath	links	to	and	through	Bunkers	Hill.

•			Footpath	links	to	West	Pennines.

•			Footpath/cycle	way	link	along	Broken	Stone	Road	
adjacent to the hedgerow.

•			Informal	meandering	footpaths	adjacent	to	SuDS	
and swales.

•			Informal	footpaths	through	Cockridge	Wood	and	
Green Hills.

•			A	financial	contribution	towards	enhanced	pedestrian	
crossing facilities on Livesey Branch Road.

The footpath and cycle network provided should 
integrate with the landscape structuring elements 
across the site and, where appropriate, streets should be 
designed to provide priority to cyclists and pedestrians.
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6.4   Bus Access 6.5   Walking and Cycling

Above -  Figure 25 Tertiary streets should be designed to have an informal character

T1 BUS ACCESS

Development proposals will be expected to 
contribute towards the enhancement of existing 
bus facilities and should be designed to ensure it 
has the potential to accommodate a bus service in 
the future.

T2 WALKING AND CYCLING

Development proposals will be expected to provide 
an integrated network of footpaths and cycle 
routes which provide access through the site and 
connect	to	existing	off	site	routes.



6.6   Travel Plans

To maximise the use of sustainable transport and 
promote walking and cycling, development proposals 
must be accompanied by a Travel Plan which 
identifies	specific,	deliverable	measures	to	encourage	
alternative modes of transport to travelling by car.

This co-ordinated plan should establish a package of 
measures that will be implemented and monitored to 
mitigate the impacts of the proposed development 
and	to	promote	means	of	travel	that	are	beneficial	to	
the health.

Developers may also be required to submit a 
Construction Travel Plan for the agreement of the 
Council, prior to the commencement on site. This 
should demonstrate how the impact of construction 
traffic	will	be	kept	to	a	minimum	during	all	phases	
of the development. It should include the proposed 
access arrangements to the site for construction 
traffic	from	the	surrounding	highway	network.	

Although the development will incorporate a range of 
measures to encourage walking and cycling and the 
use of sustainable modes of transport, there is also 
a need to ensure that adequate provision is made 
for on-site car parking. The amount of car parking 
provision should therefore conform to the Council’s 
adopted car parking standards as set out at  
www.blackburn.gov.uk

Car parking will however need to be carefully planned 
and integrated sensitively into the development to 
ensure it does not visually dominate street scenes or 
provide obstructions to pedestrians and cyclists. 

Parking should instead support the creation of safe and 
attractive streets.

The Council’s preference is for a range of parking 
solutions to be applied. They should be a combination of 
on-plot,	off-plot	and	on-street	solutions	and	acceptable	
form of car parking will include:

•			On-street	parking	either	as	marked	or	unmarked	bays	
adjacent to the carriageway or as part of a home zone 
approach;

•			Well-designed	courtyard	parking	within	perimeter	
blocks	or	mews	streets;

•			In	curtilage	parking	to	the	front	or	side	of	the	property;	and

•			Garage	parking	ideally	with	an	additional	space	in	front,	
between dwellings. Detached garages on primary 
and secondary routes should normally be positioned 
behind the principle elevation of the dwelling it serves 
in order to minimise the impact on the street scene.

In all instances, the car parking solution should enable 
parking close to the dwellings which they serve and 
should be convenient to use in order to discourage 
inappropriate on-street parking.
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6.7   Parking

Above -  (1) Figure 26  Parking to be designed to avoid dominance of the car in the street scene   
(2) Figure 27	Roads	to	be	designed	as	lanes	to	reflect	rural	character

1

2

T3 TRAVEL PLANS

Development proposals should be accompanied 
by a Travel Plan which sets out a series of 
measures that will be implemented to promote the 
use of sustainable forms of transport.

T4 PARKING

Car parking provision should comply with the 
Council’s adopted standards.

A	combination	of	on-plot,	off-plot	and	on-street	
solutions is encouraged but car parking provision 
must be carefully managed to ensure it does not 
have a dominating impact on the street scene.
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7.1   Green Infrastructure Principles

The sites semi-rural and Pennine character should 
inform a unique and special place at Gib Lane and the 
layout and design of the built form, green space, streets 
and landscaping within the new development.  

Green Infrastructure should be a leading structuring 
element in the further masterplanning of Gib Lane and 
achieve the following objectives:

•			Create	appropriate	green	linkages	between	
the development and the surrounding Pennine 
countryside

•			Provide	a	series	of	linked	green	spaces	throughout	
the development for walking and cycling, making 
important internal connections to support social 
interaction and supporting healthy lifestyles

•			Integrate	and	enhance	the	Witton	Weavers	Way	
through sensitive landscaping and enclosure as a key 
structuring element and movement corridor thorough 
the site

•			Provide	a	successful	transitional	character	between	
the suburban areas to the north and east and the rural 
character to the south

•			Create	multifunctional	green	spaces	that	provides	an	
attractive green and well-landscaped setting for new 
development

•			Enhance	existing	habitats	and	create	new	habitats	to	
encourage biodiversity and informal recreational use 
(e.g. Cockridge and Green Hills woodland)

•			Create	a	series	of	water	features	and	bodies	based	
on the natural drainage of the site that function as 
semi-natural greenspace and as part of the sustainable 
drainage strategy

•			Provide	strategic	landscaping	to	protect	existing	edges	
and interfaces 

•			To	create	a	landscape	structure,	including	areas	of	
new planting that supports legibility, biodiversity, 
encourages connections and provides an attractive 
setting for new development

The development of Gib Lane will be supported by 
an integrated sustainable drainage system (SUDS) 
strategy that will require both planning consent and 
approval by the SuDs adoption body before any 
development can proceed. The development must 
contain its own surface water drainage and must not 
lead	to	increased	flood	risk	or	pollution	in	adjoining	
areas. A key principle is that where reasonably 
practicable;	surface	water	run-off	should	be	handled	
at source by the use of swales and drainage basins 
rather than by way of end-of-pipe systems further 
downstream. 

A Conceptual SuDs Strategy has informed the 
strategic swales indicated on the Green Infrastructure 
Plan at Figure X. This shows the preliminary strategic 
areas for SuDs and the amount of green space 
proposed to accommodate these features

The site-wide SuDs strategy should be based on 
open road-side landscaped swales which will convey 
run-off	from	both	roads	and	homes	towards	the	more	
strategic SuDs and detention ponds. These will be 
in the form of open green areas that will function 
as informal/amenity green space providing visual 
benefits	as	well	as	the	potential	for	wild-life	corridors.

 An outline drainage strategy for the whole site will 
be required before any planning applications are 
approved. Once agreed all planning applications will 
need to comply with this site wide SuDs strategy.
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7.2   Sustainable  
Drainage



7.3   Informal Green Space

The following areas will provide the new and improved 
green spaces within the development

•		Linear/Water	Park

•		Ridge	Park

•		Village	Green

•		Cockridge	Woodland

•		Green	Hills	Woodland

These extensive areas of informal green space will serve 
a range of functions, including:

•			Informal	recreation	routes	including	walking,	jogging	
(trim	trails),	and	cycling;

•			Important	wildlife	corridors	and	other	habitat	for	wildlife;

•			Enhancing	the	setting	of	dwellings	and	providing	an	
attractive outlook

•			Attenuating,	intercepting	and	conveying	surface	water	
as part of the wider SuDs system

•			Accommodating	informal	children’s	play	or	areas	for	
neighbourhoods to gather.

•			The	woodland	areas	at	Cockridge	and	Green	Hills	
wood require some landscape management to thin out 
invasive species and create more useable and accessible 
areas for the public (including creating useable footpaths 
linked to the wider network). There is the potential to 
create a forest school and informal play in the area of 
Cockridge Wood next to the proposed primary school.

In no instance should there be ‘left over’ green space. 
It must be planned and designed as an integral and 
meaningful part of the layout for each neighbourhood/
character area.

45Above -  Figure 28 Planned green space to be well designed and overlooked



7.4   Green Corridors

These strategic corridors link the key green spaces 
set out above together (supported by a network of 
streets). They should be planned and designed to 
achieve	the	following;

•			Provide	well-designed,	legible	and	over-looked	
footpaths

•			Attenuate,	intercept	and	convey	surface	water	as	
part of the wider SuDs system

•			Enhancing	the	setting	of	dwellings	and	providing	an	
attractive outlook

•			Be	well	integrated	through	effective	landscaping	
with any residential access street

A primary street linking Livesey Branch Road to 
Broken Stone Road will be form an attractive tree 
lined route in most parts. This will help to combine 
and integrate the green network, softening the visual 
appearance of the road and assisting legibility and 
providing a natural setting for development.

An integrated landscape and green infrastructure 
strategy will be essential in providing the quality of place 
objectives for Gib Lane. A Landscaping Strategy which 
should be submitted with any planning application 
should achieve the following objectives:

•			All	existing	boundary	walls	and	hedgerows	should	be	
supplemented by new planting to create a green network 
across the site to accommodate development blocks

•			In	general	existing	ditches	and	watercourses	should	be	
retained and integrated into the sustainable drainage 
strategy	for	the	site	in	order	to	maintain	existing	flow	paths.

•			The	Witton	Weavers	Way	is	a	long	established	public	
footpath. This important route must be retained 
and enhanced with development set back and new 
landscaping	used	to	define	and	enclose	this	route

•			Existing	trees	and	woodland	of	value	should	be	
retained as important landscape features and 
should  inform the layout of new development and 
be integrated into a site-wide Landscape and Green 
Infrastructure Network

•			A	considered	approach	to	topography	of	the	site	will	
be required to ensure that the disposition and scale 
of streets and buildings does not create any negative 
visual or landscape impact. This particular applies to 
the ridgeline which extends through part of the site. 
the interface where between green space and new 
development will need a sensitive design response

•			New	structural	and	edge	planting	will	be	required	in	the	
locations set out at Figure 10.

•			Key	views	into	and	out	of	the	site	should	be	maintained	
and a sensitive design response through the careful 
application of design standards (height, scale and massing, 
landscaping)

46Above -  Figure 29  Green corridors integrated with SUDs will form an important component of the overall development

7.5   Tree-lined  
Primary Street

7.6   Landscaping



7.7   Biodiversity

The existing and new landscape and green spaces in 
Gib Lane should accommodate a range of habitats a 
wildlife. An outline application should be accompanied 
where appropriate by an ecological assessment and 
proposals to mitigate the impact of development, as well 
as ecological management plans. The following features 
of the proposed development have potential to support 
biodiversity:

•		Retained	trees,	woodland	and	hedgerows.

•		New	planting

•		The	proposed	linear	and	ridge	parks

•		Green	Corridors

•		SuDs	can	incorporate	wetland	and	pond	habitat

•			The	provision	of	gardens	can	support	wildlife	and	
birdlife where trees and soft landscape is included.

•			Key	views	into	and	out	of	the	site	should	be	
maintained and a sensitive design response through 
the careful application of design standards (height, 
scale and massing, landscaping).

47Above -  Figure 30  Suds to be integrated with the landscape elements of the site. (Dewentrhorpe)



48Above - Plan 7 Green Infrastructure 1

FIGURE 10 - Green Infrastructure

INFORMAL AND LANDSCAPED 
MULTI-FUNCTIONAL GREEN SPACE

Linear Park

  Ridge Park

  Existing woods

  Village green

  Strategic swales and water   
  attenuation areas

  Culvert

  Reinforced edge planting

  Trees to be retained

  Boundary walls to be retained

  Existing Witton Weavers Way

  Proposed pedestrian/green linkages

  Green corridors

  Indicative planting and landscaping

GREEN HILLS WOOD

COCKRIDGE WOOD

SCHOOL SITE
(including school f ield)

GREEN SPACE LAND USE BUDGET

3.05ha -  Linear Park

2.1 ha -  Ridge Park

0.8ha - Village Green 

5.25ha -  Existing Woods

1.8ha -  Green Corridor
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Design vision: The development of an attractive 
sustainable neighbourhood with a distinct local identity 
structured by existing landscape features and the unique 
west Pennine Moor rural setting.

The new neighbourhood should be designed in 
accordance with best practice in urban and rural design 
and should respond to Building for Life 12 and Safer 
Places Criteria. The plan is designed around a number 
of	structuring	elements	that	will	define	the	quality	and	
sense of place of the new neighbourhood. They are 
shaped and linked together by the guiding principles.

Development at the land to the west of Gib Lane 
should adhere to the following general Guiding Design 
Principles:

•			Development	should	create	a	place	inspired	by	the	
defining	characteristics	of	Blackburn,	the	west	Pennine	
setting and the immediate surroundings with the aim 
of achieving a high quality environment.

•			The	development	should	take	advantage	of	and	
integrate with existing topography, views, landscape 
features including water courses, wildlife habitats, 
existing buildings, site orientation and microclimate.

•			New	buildings	should	be	designed	and	positioned	
with	landscaping	to	define	streets	and	spaces.

•			The	development	should	be	designed	to	make	it	easy	
to	find	your	way	around.

•			Resident	and	visitor	car	parking	should	be	sufficient	
and well integrated so as it does not dominate the 
street and building frontages.

•			Building	design	should	take	inspiration	from	the	
local area to create a distinct place as well as create 
innovative sustainable homes.

•				The	development	should	adopt	Safe	places	
principles?

Design Approach

To create a united and cohesive layout, with the 
natural features forming the key structural elements 
and a clear overall structure to streets and spaces. 

Design principles are set out below for the site wide 
masterplan. The masterplan has also been sub 
divided	in	to	five	character	areas	each	with	their	
distinct	defining	principles.	Whilst	it	is	important	that	
the	neighbourhood	has	continuity	and	a	definable	
sense of place, the character areas have their own 
characteristics	that	respond	in	different	ways	to	their	
role and location within the development.

A formal tree lined avenue will form the main 
connecting element between existing routes to the 
north and south which will form the primary spine 
through the development. This will link a connected 
network of streets and lanes. The landscape structure 
will be a dominant element in the new neighbourhood 
and will further reinforce place making providing a 
connected green infrastructure network. The Witton 
Weavers way is a key element which forms a central 
landscape spine to the development and connects to 
the countryside area to the south. The creation of a 
village green will form the heart of the neighbourhood 
that will provide an informal recreational space for 
the new community to gather and interact. Existing 
woodlands and hedgerows should be retained and 
enhanced and the rural character of the Broken Stone 
Road and Gib Lane will be maintained to soften the 
transition between built area and the countryside area 
to the south.  Place making will be further reinforced 
through the design of hard and soft landscape for 
individual plots and the creation of incidental green 
spaces to break up the built form.
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8.1   General Guiding 
Design Principles

8.2   Creating the Place



Blocks and Block Principles

The development will be laid out in a series of 
development blocks which support a connected 
network of streets. The use of cul-de-sacs will be 
strongly discouraged, other than to those parts of 
the	site	where	a	specific	design	response	is	required,	
such as courts and farm folds close to the rural edge. 
Blocks should be designed as perimeter blocks where 
buildings front the street or public space and there is a 
clear distinction between public and private realm. This 
will ensure each dwelling has a private rear garden and 
will provide eyes on the street and create a safer and 
more secure environment.

Gateways

A number of entrances are proposed into the site from 
the surrounding roads and development will be required 
to create attractive and distinctive gateways. This 
can be achieved by building orientation, architectural 
expression or landscape features. There are important 
gateways from Livesey Branch Road and Broken Stone 
Road which should be emphasised using visually 
attractive building forms or landscape features. 

Landmarks 

Local landmarks can comprise key feature buildings, 
spaces, mature trees and public works of art. These 
should be used to help create a sense of place and 
identity and help people orientate themselves around 
the development. They can be used to emphasise 
key vistas, terminate a view or provide a focus to an 
area. Landmarks can exist within and beyond the 
masterplan area such as a church spire. Buildings can 
be orientated and designed to accentuate a corner 
for example, or elevated properties can incorporate 
architectural features to exploit panoramic views.  

Focal Points

The main focus for the area is the village green which 
will form the heart of the new development, but there 
is scope to incorporate a range of reference points 
from within and outside the site to create a distinct 
sense of place, such as the oak tree in the Weavers 
Character area of the site. Key nodes and corners 
should	be	identified	and	emphasised	using	high	
quality public space, public art or other interesting built 
form features. The landscape elements will also form 
the key structural elements that can form important 
focal elements.

Important Views

There are important views from outside the site 
particularly from footpaths in the open countryside to 
the south side of the site. Development should pay 
attention as to how the buildings will be viewed in the 
landscape from long distance views to protect the 
setting of the west Pennine Moors. There is also an 
opportunity to provide a range of formal and informal 
views from within the site including vistas created 
by green corridors as well as more glimpsed and 
unexpected views. The design of the development 
should take advantage of land form to maximise 
views out across the landscape such as on the south 
east corner of the site at the junction of Gib Lane and 
Broken Stone Road.  The Ridge line adjacent to Broken 
Stone Road should not be dominated by development 
and has been designed to include a linear landscaped 
area Ridge Park. Buildings should be viewed as 
nestled and integrated into the landscape.

51Above -  Figure 31 Well designed frontages that respect Pennine Character will be required



Open Areas

The	development	will	provide	significant	amounts	of	
open space and landscaped areas as described in the 
Green Infrastructure framework and which will also 
incorporate drainage infrastructure. The aim is to create 
a semi-rural feel to the development and in enhancing 
Witton Weavers way, the existing woodlands and 
creation of Ridge Park form pedestrian friendly cycle 
routes and green corridors. Open spaces should 
be overlooked by properties to ensure surveillance 
and safer places. The green spaces should be 
multifunctional providing an ecological, amenity and 
recreational resource. The layout of development 
parcels should be informed by the existing and new 
landscape, such as hedgerows, SuDS/swales, stone 
boundary walls and tree groupings 

Important Frontages/Edges

Detailed consideration must be given to the design 
of the green edges of the development in particular 
along Broken Stone Road. The rural character of 
the lane is bounded by mature hedgerow and trees 
and should be retained and enhanced. Residential 
development must interface with the open countryside 
in a traditional fold/ courts approach interspersed with 
structural planting.  The stone boundary wall along Gib 
Lane should be retained and residential development 
should form a broken intermittent linear edge here 
interspersed with landscape elements.  Backs of 
properties and long lines of fencing against this 
boundary will not be allowed. 

Five	character	areas	have	been	identified	in	the	
masterplan, to take into account the existing 
landscape, ecological and topographical characteristics 
of	the	site.	These	character	areas	are	identified	in	
Figure 12 below.

The	character	areas	will	demonstrate	different	building	
typologies and housing densities with lower densities 
graduating up the slope to the southern portion 
of the site adjacent to the country side area.  It is 
expected that the higher densities will be towards the 
village green, the heart of the neighbourhood. The 
characteristics of each character area are described 
below and illustrative plans have been developed to 
demonstrate their main characteristics. Developments 
will need to demonstrate how they have considered 
and developed the characteristics into a scheme 
design and how the development is integrated in the 
relevant character area.

52
Above -  (1) Figure 32  Potential for woodland to be used for recreation  (2) Figure 33 Good memorable croner details can help to provide a legible development 

(3) Figure 34  A more rural house type would suit the character areas closer to the countryside on the southern edge of the site

8.3   Character Areas

321



53Above - Plan 8 Character Areas 1

FIGURE 12 - Character Areas

LIVESEY GREEN

COCKRIDGE

GREEN HILLS
RIDGE HEIGHTS

WITTON /  WEAVERS



Layout and density

•			Medium	(30-35dph)	density	comprising	residential	
buildings fronting the new village green and a 
connecting network of green spaces.

•			Less	dense	and	more	open	grain	fronting	the	green	
buffer	adjacent	to	northern	boundary.

Amount and land use

•			Comprising	residential	and	new	primary	school	(1.6	
ha) with large open green space and small area 
of hard landscape space adjacent to form hub 
collecting point.

•			Area	of	green	linear	space	to	northern	boundaries	to	
accommodate swales. 

Scale and form

•			The	main	green	space	will	be	defined	by	frontage	
buildings of two storeys with opportunities for three 
storey heights to emphasise corners or provide sky 
line emphasis.

•			Housing	mix	of	detached	and	semi-	detached	with	
clusters of terraced housing to form strong building 
enclosure facing the green.

Streets, spaces and landscape

•			Witton	Weavers	way	will	form	a	distinct	green	
network and attractive pedestrian route through the 
green.

•			The	school	to	have	an	attractive	frontage	onto	the	
Green,	and	its	curtilage	defined	by	an	attractive	
boundary wall.

•			Main	access	road	to	have	a	tree	lined	character.

•			Make	the	most	of	the	arrival	point	at	the	entrance	
with Livesey Branch Road with a distinct property 
that turns the corner well.

•			Exploit	views	across	the	green	and	provide	landmark	
buildings of interest to the southern edge of the 
green.

•			Green	to	have	open	character	laid	in	grass,	with	
some feature planting.

•			Trees	and	structural	landscape	to	break	up	street	
scene, meaning full spaces between buildings, 
verges to be grassed.

•			SuDS	and	swales	to	have	informal	landscape	with	
meandering footpaths and feature planting.

Boundary treatments and enclosure

•			Buildings	to	have	small	and	varied	setbacks	from	the	
street	with	boundary	walls	and	railings	defining	the	
street edge.

•			Gable	ends	of	properties	can	be	used	to	define	edge	
of the street and create variety and interest.

•			Boundaries	walls	to	be	either	brick	or	stone,	with	
gateposts and railings.

Detail of Built form

•			Frontage	to	green	to	have	irregular	plot	widths	with	
buildings forming a distinctive edge with occasional 
set backs for variety and interest.

•		Avoid	regular	plots	with	small	gaps	between.

•			Options	for	building	clusters	such	as	terraced	
dwellings to form distinctive groupings and vary 
spaces between buildings. 

•			Building	designs	to	have	considered	balance	of	solid	
to void,   with vertical rhythm of window proportions 
taking references from Pennine vernacular. Larger 
glazed features can be used to exploit views, provide 
interest and maximise solar gain.

•			Materials	to	be	predominantly	red	brick	with	accents	
of stone and render.
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1.  Livesey Green

This area is focused around the village green and 
the new school and is considered to form the hub 
of the development where most activity will be 
generated.  The area will have a village character 
at its core with a tighter grain and having a more 
open informal character at the edges adjacent 
to the waterpark.  It should also create a sense 
of arrival to the new neighbourhood.  Swales 
and	green	landscape	buffers	are	to	be	created	
adjacent to the rear boundaries of the existing 
properties on Livesey Branch Road and along the 
existing culvert north of Cockridge Wood. The area 
is expected to have the following characteristics:



55Above -  Figure 35 Indicative sketch of Livesey Green



56Above -  Figure 36 Sketch showing glimpsed view to village Green



Layout and density

•			Medium/low	density	20-30dph.

•			Semi	and	detached	houses.

•			Medium	sized	plots	with	front	and	rear	gardens.

Amount and land use

•			Mostly	housing	with	wooded	areas	and	green	
fingers	of	landscape	to	link	open	spaces	integrated	
with SuDS and swales.

•			Incidental	open	spaces.

•			Informal	play	in	Cockridge	Wood.

Scale and Form

•			Two	storey	houses	fronting	streets	and	spaces

•			Front	and	rear	gardens	bounded	by	boundary	walls	
or railings

•			Red	brick,	slate	grey	roofs,	accents	of	stone	and	
render 

•			Opportunity	for	individual	architectural	expression	to	
key corner plots

Streets, public open space and landscape

•			Tree	lined	primary	and	secondary	routes

•			Pedestrian	links	to	woodland

•			Housing	fronting	green	corridors	and	incidental	open	
spaces

•			Defined	front	boundaries	to	properties	such	
as hedgerows or walls. Open areas possible or 
bounded by low hedges fronting woods and green 
spaces

•			Narrow	lanes	form	the	street	network	with	narrow	
footpaths use of setts or equivalent to shared 
surfaces

•			Informal	arrangement	of	houses	fronting	Cockridge	
Wood with shared surface access road

•			Parking	concealed	to	side	of	dwellings	or	in	
driveways

Detail of Built form

•			Irregular	plots	arranged	to	work	with	the	topography.	

•			Orientation	of	buildings	to	front	streets	and	spaces,	
with occasional side on to streets where this would 
maximise views or work with topography.

•			Avoid	large	lengths	of	retaining	walls.

•			Garages	to	be	set	back	from	front	building	lines	or	
within dwelling footprint.
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2.  Cockridge

This area is dominated by the woodland known 
as Cockridge Wood and lies on gradually 
sloping land. It is accessed from the secondary 
route which is bounded by SuDS/swales. It is 
expected to be medium to low density housing in 
arranged in a leafy landscaped environment. Key 
characteristics are:



58Above -  Figure 37 Illustrative block of Cockeridge Character area



Layout and density

•		Medium	to	low	density	20-30dph.

•			Medium	to	large	plots	with	large	front	and	rear	
gardens.

Amount and land use

•			Mostly	housing	with	incidental	open	spaces	and	
green	fingers	of	landscape	linking	swales	and	SuDS.

Scale and form

•			Two	storey	detached	and	semi	-detached	houses	in	
generous plots.

•			Opportunity	for	bespoke	housing	design	to	 
some plots.

Streets, landscape and open space

•		Housing	fronting	leafy	vehicular	routes.

•		Blocks	of	formal	and	informal	arrangement.

•			Witton	Weavers	way	forms	a	pedestrian	spine	with	a	
distinctive enhanced landscape.

•			Street	edges	defined	by	boundary	walls,	or	
hedgerows and trees.

•			Landscape	buffer	to	western	edge	provides	
SuDS drainage and recreational opportunity with 
meandering footpaths.

•		Opportunity	for	some	self-build?

•			Main	access	route	to	be	5.5m	wide	with	tree	lined	
verges, can narrow towards southern edge. 

•			Mainly	on	plot	parking	concealed	to	side	of	
dwellings.

•			Tertiary	streets	to	have	shared	surfaces	of	rolled	
gravel/or pavers. 

Detail of Built form

•			Areas	of	regular	plot	widths	broken	up	with	larger	
plots and dwellings forming key nodes and features. 

•			Irregular	plots	fronting	water	park.	

•			Buildings	set	back	from	street	edge	with	landscaped	
front areas and paved drives. 

•				Garages	to	side	of	dwellings	not	to	dominate	street	
frontage.
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3.  Witton Weavers

This area is orientated around the main leafy tree 
lined avenue that traverses the site from north 
to south west.  The Witton Weavers way also 
forms a distinctive landscape spine to this area 
and to comprise medium to low density housing 
arranged in more formal arrangement. It has a 
strong landscape structure with areas of incidental 
spaces.  Key characteristics are:



60Above -  Figure 38 Image of a pedestrian route with landscape areas



Layout and density

•		Low	density	15-20dph.

•			Informal	arrangement	with	clusters	of	houses	
arranged as farming folds or courtyards and 
interspersed with landscape areas.

Amount and land use

•			Housing	and	areas	of	landscape,	incidental	open	
spaces

•			New	footpath	adjacent	to	hedgerow	along	Broken	
Stone Road.

•			Ridge	Park	is	linear	informal	landscape	space	with	
cascading retention ponds or SuDS.

Scale and Form

•			Mainly	two	storey	with	occasional	single	storey	
detached buildings.

•			Houses	fronting	courts	or	side	gable	ends	to	access	
courtyards.

•			Footway	to	be	created	adjacent	to	hedgerow	and	
form pedestrian route along Broken Stone Road.

•			Detached	houses,	or	small	clusters	and	opportunity	
for individual designs.

Streets, public open space and landscape

•		Streets	with	narrow	carriageways

•		Mainly	on	plot	parking	or	within	courtyards.

•			Views	from	beyond	and	within	the	area	to	be	
enhanced.

•			Housing	not	to	dominate	frontage	of	Broken	Stone	
Road. 

•			Landscape	to	provide	structure	and	enclosure	to	
spaces.

•			Ridgeline	to	form	a	green	corridor	integrating	SuDS	
and swales.

•			Pedestrian	links	to	wider	countryside	directly	into	 
the area.

Detail of built form

•			Housing	to	reflect	Pennine	vernacular	and	be	
predominantly in stone with slate roofs, scope for 
contemporary architectural accent to individual 
dwellings.

•			Irregular	plots	either	as	large	detached	within	
landscaped grounds or arranged around a courtyard 
with	buildings	defining	the	courtyard.

•			Shared	surface	and	footpath	to	Broken	Stone	Road,	
with fronts or side of dwellings fronting shared 
surface and footpath in an informal arrangement 
broken up with areas of landscape or boundary 
treatments.

•			Building	styles	to	reflect	simple	domestic	proportions	
of Pennine rural vernacular.

•			Boundaries	to	be	predominantly	stone	walls/	
hedgerows or open railings.
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4.  Ridge Heights

This area is dominated by the ridgeline and forms 
the transition to the countryside area beyond. It is 
bounded on the south side by Broken Stone Road 
which is a rural lane bounded by a stone wall and 
hedgerow. This area will have a rural character 
with clusters of buildings separated by areas 
of landscape to create an informal edge to the 
West Pennine moorland character beyond. Key 
characteristics are:



62Above -  Figure 39 Indicative block layout of Ridge Heights character area



Layout and density

•		Low	density	15-20dph

•		Large	generous	plots

•		Informal	organic	character

•		Irregular	plots

Amount and land use

•			Housing	with	areas	of	open	spaces	including	SuDS	
and swales

Scale and Form

•		Detached	or	semi-detached	houses	of	two	storeys

•		Large	front	and	rear	gardens

•			Opportunity	for	bespoke	designs	and	varying	
footprints

•			A	leafy	environment	that	feathers	into	the	landscape	
and provides a soft edge to Gib Lane, with stone wall 
retained

Street, public open space and landscape

•			Routes	to	follow	contours,	and	form	meandering	rural	
lanes with narrow carriageways max 5m width

•		Incidental	spaces	to	exploit	panoramic	views

•			Creation	of	informal	green	corridor	with	storage	
ponds to form green networking linking Green Hills 
Wood to Cockridge Wood

•			Routes	connected	to	footpaths	through	Green	Hills	
wood and Bunker Hill to east

•			Existing	stone	walls	integrated	in	to	the	development	
to form feature boundaries to streets or landscaped 
areas

•			Use	of	hedgerows	and	landscape	features	to	form	
key structuring elements

Detail of built form

•			Buildings	to	reflect	rural	Pennine	vernacular	
predominantly stone and slate with opportunity for 
contemporary accents such as glazing to maximise 
views

•			Enclosure	to	plots	to	be	stone	walls	or	hedgerows	
with paved drives

•			Opportunity	for	skyline	emphasis	onto	Gib	Lane	and	
key corners with gables or front of buildings fronting 
Gib Lane in an informal arrangement broken up by 
areas of landscape and tree planting

•			Garaging	to	be	discretely	located	and	either	
designed to integrated within building footprint or 
located discretely to form boundary edge 

63

5.  Green Hills

This area lies in the south eastern corner on  
higher land adjacent to Green hills wood and  
has	the	benefit	of	panoramic	views.	It	lies	close	 
to the junction of Gib Lane and Broken Stone 
Road and is expected to have a predominantly 
informal rural character with the occasional 
landmark statements at key focal points. Key 
characteristics are:



64Above -  Figure 40 Sketch image of Green Hills



9
  D

el
iv

er
y 

S
tr

at
eg

y



9.1  Planning Application Requirements

Due to the size of the site and the quantum of 
development that is envisaged, the development of 
the land to the west of Gib Lane is expected to be 
delivered over a time period in excess of 10 years.  

Developers will be expected to engage in pre-
application discussions with the Council prior to 
submitting a planning application for any part of  
the site. 

The Council’s preferred approach is for an outline 
planning application to be submitted for the whole 
development. However, due to the site being in 
multiple land ownerships, it is recognised that 
separate planning applications are likely to come 
forward	for	different	areas	of	the	site.	

Planning applications will be expected to be 
supported in the usual way by appropriate 
documentation, such as Design and Access 
Statements, Transport Assessments, Ecological 
Surveys, Land Contamination Assessments, Flood 
Risk Assessments and Drainage Assessments. 

In order to avoid the piecemeal and poorly integrated 
development of the site, applicants will be expected 
to demonstrate how the proposed development 
would contribute to the vision and objectives 
for the site and that the development would not 
prejudice the overall proposals and principles of 
the masterplan. Applicants should therefore use 
their Design and Access Statement and Planning 
Statements to not only demonstrate how they have 
incorporated high standards of design but also to 
explain	how	the	proposed	development	would	fit	
together with, and help deliver, the wider masterplan, 
including necessary infrastructure.

The Council will also expect planning applications 
for individual phases/parcels of land to demonstrate 
how their proposals would be integrated with 
the wider site and, in particular, how they would 
enable	the	specific	requirements	of	the	masterplan	
to be met, such as the provision of primary and 
secondary routes. This could be achieved through 
the submission of a Proving Layout Plan, at a scale 
of 1:1000, which provides detailed parcel and plot 
design work and demonstrates how the structuring 
elements and character area guidance of the 
masterplan framework would be met within the 
planning application red line boundary.  

A Landscape Masterplan at 1:1000 scale should also 
be submitted to provide details on the proposed SUD 
network, planting to be retained, new planting and 
green spaces, soft landscaping, boundary treatments 
and footpath enhancement/creation. A Drainage 
Strategy for the whole site will also need to be 
submitted and agreed with the Council.

Design codes will be required for important 
structuring and unifying elements for the new 
development, such as the Primary Route, the 
enhancement and integration of Witton Weavers 
Way and the strategic SuDS and green infrastructure 
network. The codes will ensure that these elements 
are co-ordinated and that their anticipated character 
and function is delivered. The requirement to agree 
and approve a design code for the relevant phase 
would be a condition that would be attached to any 
outline permission. Further guidance on the use of 
design codes is provided in section 9.2.

Under the provisions of the Town and Country 
Planning (Environmental Impact Assessment) 
Regulations 2011 (EIA Regulations 2011), the 
development proposed for the land to west of 
Gib Lane may require an Environmental Impact 
Assessment. Consequently, to establish whether or 
not a planning application would require an EIA, a 
Screening Opinion should be sought by the applicant. 
If it is concluded that an EIA is required, a Scoping 
Opinion should then be sought to establish the 
extent of issues to be considered in the assessment 
and reported in the Environmental Statement. If EIA 
is required, the Environmental Statement should be 
submitted along with the formal planning application 
taking into account the Council’s Scoping Opinion.
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9.2  Securing Design Quality

Achieving a high quality of design which responds to 
the setting and characteristics of the site and which 
has a distinct local identity will be vital for achieving 
the overall vision for Gib Lane and for ensuring that 
the site is a highly desirable place to live. In addition 
to the guidance contained within this masterplan, a 
range of supplementary measures are encouraged in 
order to achieve the design quality objectives for the 
land to the west of Gib Lane.

Design Codes

A design code is a technical document providing 
detailed guidance on aspects of design which 
provides a quality benchmark that developers of 
individual parts of the site are expected to adhere 
to. They are a particularly useful tool for ensuring 
that there is a consistent approach and that quality 
standards are maintained in instances like at Gib 
Lane where there multiple house builders are 
expected to be involved in the development.

To ensure that the delivery of important structuring 
and unifying elements for the new development 
is co-ordinated and that these elements achieve 
their anticipated character and function, the Council 
expects separate Design Codes to be prepared for 
the Primary Route, the enhancement and integration 
of Witton Weavers Way and the strategic SuDS 
and green infrastructure network. These Design 
Codes will supplement the strategic guidance in the 
masterplan by providing more detailed technical 
design	specifications	that	are	based	on	an	inter-
disciplinary and integrated design approach. 

A phased approach will be taken to the production 
of these design codes and further details on the 
proposed arrangements for phasing is provided in 
Section 9.4. The requirement to agree and approve 
a design code for the relevant phase would be a 
condition that would be attached to any outline 
permission. All reserved matters and full applications 
will be required to implement the approved Design 
Codes. 

Building for Life

Development on the land to the west of Gib Lane will 
be required to achieve high standards of design and 
in accordance with best practice.

Building for Life is a tool for assessing the design 
quality of homes and neighbourhoods that was 
developed by the Commission for Architecture 
and the Built Environment (CABE) (now under the 
umbrella of the Design Council) in partnership 
with the Home Builders Federation. It represents a 
tangible measure for assessing how successfully a 
new neighbourhood has been designed.

Development proposals should seek to respond to 
the Building for Life criteria and applicant’s will be 
encouraged to submit completed Building for Life 
assessments alongside any full or reserved matters 
application.

Design Review

Places Matter! is an organisation devoted to 
generating a strong sense of place in living, working 
and leisure environments throughout the North West. 
Places Matter! provide a design review service which 
aims to improve the quality of new development by 
offering	constructive,	impartial	and	advice.

Where appropriate, applicants will be encouraged 
to submit their schemes for independent design 
review	prior	to	the	proposals	being	finalised	and	the	
application submitted.
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9.3   Infrastructure  
Requirements

To realise the vision for the land to the west of Gib 
Lane as a high quality, sustainable neighbourhood, a 
range of physical and social infrastructure is required 
to support the community created. This necessary 
infrastructure must be delivered in a timely and 
effective	manner	in	order	to	mitigate	the	impacts	
of the development and to create a sustainable 
neighbourhood.

The Local Plan Part 2 Infrastructure Delivery Plan 
(June 2014) provides a strategic level assessment of 
the infrastructure requirements arising from the Local 
Plan Part 2 as a whole. Building upon this strategic 
assessment, a detailed Infrastructure Delivery Plan 
(IDP) has been produced to co-ordinate the delivery 
of the infrastructure which is necessary to support the 
development on the land to the west of Gib Lane. The 
full IDP is provided in Appendix 2. 

The IDP draws upon the evidence base prepared to 
support the preparation of the masterplan and sets 
out what infrastructure is needed and the anticipated 
phase of development when this should be provided. 
The	key	infrastructure	requirements	identified	in	the	
IDP include the provision of a primary school, junction 
enhancements,	contributions	towards	affordable	
housing, the creation of areas of greenspace, the 
provision of strategic SuDS and a range of utilities 
related infrastructure as connections to the power, 
gas, water and foul drainage network.

The phasing of the development will be crucial 
for co-ordinating and ensuring the success of the 
development. The following Phasing Plan provides 
an indication of how the development is expected to 
come forward. 

This Phasing Plan takes into account the need for 
infrastructure to be provided in a timely manner. It 
also	reflects	need	to	support	the	development	of	
a community and to avoid, as far as possible, the 
creation of pockets of development that do not relate 
to their surroundings or are isolated from each other. 
The	phasing	has	also	had	regard	to	the	different	
land ownerships on the site and the need to support 
development parcel release that facilitates early 
delivery of amenities whilst optimising revenues to 
offset	infrastructure	investment.

It is envisaged that development will take place 
initially in the north east corner of the site adjacent 
to the existing urban area and in the south east 
corner	where	there	is	significant	potential	to	provide	
a benchmark for high quality, family properties in 
generous plots. 

Subsequent phases of development would support 
the creation of additional strategic SuDS and the 
completion of the primary route through the site, 
the provision of the primary school on-site to serve 
the community that has been created by the earlier 
phases	of	development	and	the	final	phases	of	
development would deliver Ridge Park and the 
second access onto Broken Stone Road.

However, as this development is expected to take 
place over a number of years, it is acknowledged that 
it	is	difficult	to	predict	with	a	high	degree	of	certainty	
how the development will come forward. The Phasing 
Plan should therefore be regarded as indicative 
and	will	be	applied	with	a	degree	of	flexibility	to	
enable the development to respond to changing 
circumstances over time.
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9.4   Phasing of Development



69Above - Plan 9 Phasing Plan

FIGURE 14 - Phasing Diagram
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9.5   Developer Contributions and Viability

Appropriate contributions will be required from 
developers	in	order	to	deliver	the	on	and	off	
site infrastructure that is essential to serve the 
development.

Blackburn with Darwen Borough Council does not 
have an adopted Community Infrastructure Levy 
Charging Schedule. Therefore, in order to mitigate 
the impacts of the development at Gib Lane and to 
secure the provision of the necessary infrastructure, 
developers will be expected to enter into a planning 
obligations agreement, also known as a Section 106 
agreement. Where the requirement for the provision 
of	specific	pieces	of	infrastructure	is	triggered	by	
more than one phase of development the Council 
will pro-rata the contribution required and pool 
these together to deliver the required infrastructure. 
Restrictions on the number of separate Section 106 
contributions that can be pooled together for the 
provision of a single piece of infrastructure are due to 
be introduced in April 2015. The Council will therefore 
ensure that contributions are carefully co-ordinated to 
ensure that the required infrastructure is delivered.

Developers are advised to enter into early 
discussions with the Council about the Section 106 
agreement in order to determine appropriate draft 
heads of terms. Section 106 negotiations between 
the Council and developers will have regard to 
the Council’s Core Strategy, draft Local Plan Part 
2 and the forthcoming Developer Contributions 
Supplementary Planning Document.

Paragraph 173 of the NPPF emphasises that in plan-
making and decision-taking consideration should 
be given to viability and costs in order to ensure that 
plans are deliverable. Accordingly, regard will also 
be	had	to	the	financial	viability	of	the	development	
proposals.

High level viability appraisals have however been 
prepared for the whole site and for individual phases 
using the Homes and Communities Agency’s 
(HCA’s) Development Appraisal Tool (DAT). The 
infrastructure requirements arising from the 
development, as outlined in Appendix 2, have been 
informed by viability assessments to ensure that 
the infrastructure required to allow development 
to proceed can be delivered. In instances where a 
developer seeks to negotiate a reduced contribution 
towards infrastructure or other contribution that 
would	normally	apply	due	to	financial	viability,	they	
will be expected to provide evidence to demonstrate 
on	the	financial	viability	of	the	development.	This	
will	normally	take	the	form	of	an	open	book	financial	
appraisal of the proposed development using the 
HCA’s DAT model. In these instances there may be 
public sector funding programmes which could be 
utilised to bridge any funding gaps in the delivery of 
certain infrastructure.

Planning applications for development should 
demonstrate how they have engaged and consulted 
with the Local community in particular residents 
groups in the immediate area.  Applications should 
be supported by a Statement of Community 
Involvement (SCI) where appropriate.
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9.6   Community 
Engagement



Appendix 1 - Housing Trajectory
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2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26

Housing 
Delivery

0 0 40 40 40 40 40 40 40 40 40 40

The table below is an estimated trajectory for the delivery of housing on the Gib Lane site. It is in accordance with the housing trajectory included within the Housing Land 
Supply Position Paper (June 2014) which accompanies the draft Local Plan Part 2: Site Allocations and Development Management Policies.



Appendix 2 - Infrastructure Delivery Plan
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Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

Phase A

Access and Transport

New vehicular access onto Livesey Branch 
Road, insertion of roundabout at new junction 
and associated TROs.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Enhancements to Finnington Lane / Moulden 
Brow junction (to alleviate pressure on Preston 
Old Road / Livesey Branch Road Junction).

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Timetable for delivery to be informed by a 
Transport Assessment and agreed with the 
Council.

Phase 1 of primary street connecting  
Livesey Branch Road with Broken Stone Road.

Developer(s) Provided as the phase is built out

New pedestrian refuge and footway  
widening on Livesey Branch Road.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Upgrading of bus stops on Livesey  
Branch Road.

BwD Council through s106 funding
Provided at the outset of development phase 
to	influence	travel	behaviour.

Green Infrastructure

Provision of village green Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Phase 1 of improvements to Witton  
Weavers Way.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of strategic surface water retention 
SuDS	to	control	surface	water	run-off	
and	provide	other	sustainability	benefits,	
including	amenity	and	biodiversity	benefits.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of phase 1 of the linear greenspace 
adjacent to the northern boundary of the site 
(eastern extent).

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.
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Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

Phase B

Access and Transport

New vehicular access onto Gib Lane and  
associated TROs.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Enhancements to the Gib Lane / Broken Stone 
Road junction

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Green Infrastructure
Enhancement of footpath to Bunkers  
Hill Wood.

BwD Council

Phase C

Access and Transport

New vehicular access onto Gib Lane and  
associated TROs.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Upgrading the A666/Bolton Road/Bog 
Height Road junction (Golden Cup PH 
junction) to a signal controlled junction

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Timetable for delivery to be informed by a 
Transport Assessment and agreed with the 
Council.

Green Infrastructure

Management and enhancement of Green 
Hills Wood.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of Phase 1 of Ridge Park Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of strategic surface water retention 
SuDS	to	control	surface	water	run-off	and	
provide	other	sustainability	benefits,	 
including	amenity	and	biodiversity	benefits.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.
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Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

Phase D

Access and Transport

Phase 2 of primary street connecting Livesey 
Branch Road with Broken Stone Road.

Developer(s)
Timetable for delivery to be informed by a 
Transport Assessment and agreed with the 
Council.

New vehicular access onto Broken Stone 
Road and associated TROs.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Green Infrastructure

Phase 2 of improvements to Witton  
Weavers Way.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of Phase 2 of Ridge Park Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of strategic surface water retention 
SuDS and strategic swales to control surface 
water	run-off	and	provide	other	sustainability	
benefits,	including	amenity	and	biodiversity	
benefits.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of phase 1 of the linear greenspace 
adjacent to the northern boundary of the site 
(western extent).

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Education
On site provision of a single-form entry 
primary school with the ability to expand to a 
two-form entry school.

Developer(s)

BwD Councilthrough s106 funding.

Serviced site (with access roads) to be  
transferred to the Council prior to the  
occupation of the 400th dwelling unless a 
revised timetable for delivery is otherwise 
agreed with the Council.
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Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

Phase E

Access and Transport
Provision of secondary route linking primary 
route with Broken Stone Road.

Developer(s) Provided as the phase is built out

Green Infrastructure

Management and enhancement of  
Cockridge Wood.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of green corridor linking Phases A 
and D of the development.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of Phase 3 of Ridge Park Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.

Provision of strategic swales to control 
surface	water	run-off	and	provide	other	
sustainability	benefits,	including	amenity	and	
biodiversity	benefits.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company.
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Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

Phase F

Access and Transport

New vehicular access onto Broken Stone 
Road and associated TROs.

BwD Council through s106 funding and/or 
developer(s) s278 schemes.

Provided at the outset of development phase

Provision of footpath adjacent to the  
southern boundary of the site.

Developer(s) Delivered as part of the development

Green Infrastructure

Phase 3 of improvements to Witton  
Weavers Way

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company

Provision of Phase 4 of Ridge Park Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company

Provision of strategic swales to control 
surface	water	run-off	and	provide	other	
sustainability	benefits,	including	amenity	and	
biodiversity	benefits.

Developer(s)
Delivered as part of the development.

Maintenance provided by developers through 
a maintenance company



77

Gib Lane Infrastructure Delivery Plan

Infrastructure Type Infrastructure Delivery Organisation(s) Trigger Point

All Phases

Affordable Housing
An	appropriate	contribution	to	off-site	 
affordable	housing.

BwD Council through s106 funding

Registered Providers
Payment structure agreed at the  
development management stage.

Utilities

Gas
Connection to Medium Pressure Gas Line 
and a potential requirement for gas  
infrastructure reinforcement.

National Grid

Developers

Phasing conditions may need to be agreed to 
ensure that upgrades are completed prior to 
new development.

Electricity
Provision of new connections and associated 
off-site	infrastructure	reinforcement.

National Grid

Developers

Phasing conditions may need to be agreed to 
ensure that upgrades are completed prior to 
new development.

Water
Provision of connections to existing water 
main and possible upgrades to local water 
supply infrastructure.

United Utilities

Developers
By agreement between developers and the 
utility providers.

Wastewater
Provision	of	connections	to	existing	off-site	
public or combined sewer and possible  
reinforcements to existing infrastructure.

United Utilities

Developers
By agreement between developers and the 
utility providers.

Telecommunications
Provision of connections to on-site BT  
communication ducts and possible  
reinforcements to existing infrastructure.

BT

Developers
By agreement between developers and the 
utility providers.


